The Historic Project Process

1. Do Your Due Diligence:

Even prior to purchase of an historic property much due diligence should be done to assure that your investment can prove to be a worthy endeavor whether that is a journey of satisfaction and/or return on investment.  We as preservationist would like to think that all historic structures are worthy of saving but the reality is that some have sustained damage due to natural and human forces with irreversible results.   Unless the structure that is being assessed is of National Landmark status there is a point of no return.

2. What is the Feasibility of this Project?

Often, in determining whether retrofitting/rehabilitation is a good option, the owner and its consultants should undertake a feasibility study to determine whether the building can successfully accommodate current and foreseeable space needs, as well as meet the owner’s technological and financial goals.  Because the process evaluates both architectural and building systems, the team conducting the study should include both architectural and engineering experts.

a) Evaluate existing conditions.  The first step is to walk through the building and make a visual inspection of the surroundings.  Construction drawings of the original building and of any additions or modifications made over the years are also examined, if these records are available.  Next the team conducts a structural evaluation to determine the building’s capacity to support a modern use, paying close attention to how the mechanical, electrical, plumbing, and fire systems need to be modified-or possibly replaced.  Finally, the building is inspected for asbestos and hazardous materials, and architectural elements that should be preserved are identified.

b) Determine the project requirements.  Is the owner planning for future expansion or planning for the future integration of technology (ie. Telecommunications, computer networking)?  What are the hours of operations of the building for it’s future use?

c) Perform code analysis. In most local jurisdictions, a change in building use or major renovation means the retrofitted building must meet the same codes as a new building for fire, safety, and accessibility.  Make sure those codes are fully reviewed before renovation begins. 

d) Analyze the proposed programmatic needs of the users.  The analysis must determine the building’s ability to accommodate the owner program (square foot area determined to be needed for specific uses).  Sometimes this means making a choice between adjusting the program to fit the building or adjusting the building to fit the program (I am not a personal advocate of this approach with historically significant buildings unless the end result is to produce a “living building” that could become a focal point within the community and be ensured to have owner/occupant that will be a good steward.  An occupied building is sure to be preserved for the future much more so that an unoccupied structure.   An architect, as a result of careful study, can sensitively design the addition for a historic structure).

e) Develop alternative design concepts.  If there is a general match between program and building, the team now generates architectural sketches and concepts, designs engineering systems, and establishes costs.  Typically several options are proposed at this stage.

f) Conduct a regulatory review.  Before selecting the final approach, the team contacts appropriate regulatory agencies to determine what impact the review process might have on the final design.  State or local historic preservation groups, the planning or zoning board, the local ambulance service, and fire department should all be consulted.  Involving these groups early in the process will result in a smoother approval process.

g) Select the preferred design.  If you follow the first six steps, selecting the final design will be much easier.  Include the end users in this decision process by setting up a meeting to review the proposed options.

3. Where do you start??

The approach to historic preservation and rehabilitation projects starts with a thorough understanding of the physical and cultural evolution of a building, which results from a detailed research effort and time spent on the site to get the full breadth of the building’s issues and opportunities. 


As the preservationist moves into executing the “Rehabilitation Objectives” of a project, a very systematic approach to the building’s assessment is established.  The assessment phase of any project is the time at which the building is evaluated in its rarest form of components, starting with the substructure up through the exterior envelope and roof system with a detailed breakout of each component's conditions. Specialized consultants are utilized at the assessment phase of the project, providing scientific data and technical information on material conservation.  Below is an outline of the methodology used during a typical assessment and evaluation:

The conclusion of the assessment phase of any project leads to a period of decision making related to the findings of the fieldwork and with respect to the project budget.  The decisions are often incremental in nature due to reviews with preservation and regulatory review agencies.  

Having acquired the historic structure, the assessment survey, the stabilization, the planning and programming, the design, and the construction begins.  It is important to be realistic about your project’s objectives and goals as well as the budget.  In doing a historic rehabilitation project to meet the Secretary of the Interior Standard’s there are very few shortcuts to be taken.  The means and methods of achieving the desired end result vary significantly, yet the efficiencies, and thus the cost savings in the end, come from hiring knowledgeable design and trades persons that have a proven track record with historic structures.  The analogy can be drawn that a person does not go to a dermatologist for heart problem but rather goes to a cardiologist.  A person would not go to just any cardiologist but one that is recommended by others and has a good track record.

Since it is without a doubt that water is a structure’s worst enemy and keeping the water from damaging the structure, beyond what is likely to have already occurred, is of primary concern. 

The other general restoration issues that typify an exterior are the deterioration of wood trim and ornamentation, paint failure, vegetation growth on or near the structure, accessibility, and general security.

The issues directly related to the interior and the general use of the structure involves the finishes, building systems and associated fixtures, general spatial configuration, code compliance, and environmental issues.

The issues listed above are put in order of priority with the understanding that there are items that need to have attention so as to protect the historic structure.  Prior to any additional rehabilitation work performed, the historical research and planning/ programming need to be done in order to start to develop the road map for the future.

4. The Historic Research:

With structures of significant historic value it is often recommended that a Historic Structures Report (HSR) be produced.  The HSR can be a document prepared for a building of recognized significance to record and analyze the property’s initial construction and subsequent alterations; to document the performance and condition of the building materials and systems; to identify appropriate course of treatment; and to document alterations made through that treatment.  The document includes the comprehensive data collection through historical research, site inspection, field-testing, structural analysis, and laboratory evaluation.  The collected data is analyzed and interpreted using The Secretary of the Interior’s Standards for the Treatment of Historic Properties as a guide to develop recommendations for the appropriate course of treatment for the structure.

· It is important to note that the HSR is seldom definitive; thus, research is a continuing process. 

Architectural investigation plays a critical role in making responsible decisions about treating and interpreting historic buildings. A successful project to research, inventory, document, and ultimately treat and interpret a building is directly linked to the knowledge and skills of architectural investigators and other historic preservation specialists. The expressed goal of historic preservation is to protect and preserve materials and features that convey the significant history of a place. Careful architectural investigation, together with historical research, provides a firm foundation for this goal.

In summary the typical HSR would contain these topics:

	PRIVATE

	Historic Structures Report includes:

	History: 
	Historical analysis of construction and modifications 
based on local and state archives.

	Conditions: 
	Exterior and room by room descriptions of interior.
Analysis of building materials to determine development
and evolution of building.

	Repair: 
	Identification of problems with building, 
using previously prepared Building Conservation Study

	Recommendations: 
	Prioritized recommendations for the short and 
long range preservation of the building


The owner can start much of the initial research and we would encourage this as a way to further their interest in the project.

Regarding research for residential structures; the following procedure can be used:

I. How can you, the homeowner, get started?

· Researching your historic house.

Generally, the title to a particular piece of property contains either a partial or full history of the house or other property that you may be researching. Tax records, which give the legal description of the property, will also be an important source of information. There may be some limitations on the availability of early records.

Maps, especially plat maps, are an excellent source for tracing the age of a house, street, or the development of a particular community. The Sanborn fire insurance maps are in a book at the city planner’s office.

Many older neighborhoods have benefited from studies such done by preservation groups and have been placed on the National Historic Register and inventoried under the auspice of the Department of Interior.  This resource, for West Virginia, can be accessed on the Internet through the following address: http://www.wvculture.org/shpo/nr/nr.html.

By checking city directories, it is possible to find the year that a particular house first appears. Select a date that comes closest to the year you believe the house was built, and then either work backward or forward in five-year increments until you have located the first listing in the directory. This listing names the occupant of the property, which is, in most cases, also the owner.

It is likely that from the 1920s through the 1940s, the newspapers had a real estate transactions section that included pictures of homes with the purchasers' name, seller's name (if not new), and sales price. 

The most likely source of photographic information will be from the past owner’s of the property.  It is likely that this would be in the context of family photo or candids that just happened to have the interior or exterior of the property in the background.  It is good to get a full range of snap shots in time so as to try and extract the progression or change in the property.

Exploring the history of your house can be a fun, fascinating, and fulfilling project. Understanding your house and its history will provide insight into previous residents/owners, the neighborhood, and the community at large. Vandalia Heritage Foundation offers a Preservation Resource Center (PRC) and staff to assist you as you do your house history research.  One book of particular interest, available through the PRC is Discovering the History of Your House by Betsy J. Green.  The book provides excellent suggestions and many references for your use as you begin your research project.

The basic questions that should be answered upfront are as follows.

· When was the house built? 

· Who was the architect? The builder? 

· What style is it? 

· What did the house look like originally? 

· Who was the original owner? The original occupants? 

· Who has lived in the house since it was built?

· What is the lot number associated with the property and on file at the county courthouse?

Answers to these and other questions will come from a wide variety of sources. Within the records of the City/Town, the County records, Local and County Historical Society Collections, the public library, and the West Virginia Collection at WVU.

Specific items to review are as follows:

· Maps: street and plat maps; Sanborn Fire Insurance maps. 

· City Directories: 1849-1994; suburban directories 1964 to 1994. 

· Photographs. 

· Historical Register listings for properties from the State Historic Preservation Office. 

· Census records for your county, particularly for 1900, 1910, and 1920. 

· Newspapers on microfilm for photographs of new homes, new developments, real estate sales, etc. 

· Other important sources, which are not at the library include: 

· Deeds from your County Courthouse

· History of the property obtained from title companies 

· Tax records located at the Tax Assessors Office Early land deeds located at the County Register's Office 

5. Setting the priorities:

As part of answering the question of “Where do you start?” you have to also overlay the historical research and formulate the preservation priorities.  Sensitive and responsible preservation and restoration work must be responsive to the category of historical significance of the building. Each building provides a unique set of requirements and conditions; so too, each solution is unique. But regardless of the building's significance, we apply the physician's dictum - "Do no harm". This basic philosophy guides us through all phases of a project.  Moreover, this philosophy instills respect for the fabric of the structure and encourages judicious use of the latest preservation techniques and remedies, guided by past experience and on-going research on preservation techniques both from academia and the preservation trades.
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The typical structure has many tangible architectural components that convey the historic character of the building. The defining features are often clearly seen on the exterior and on the interior with the finishes that are exposed as well as those revealed behind superficial wall treatments. 
It should be noted that the major component of any rehabilitation project begins with the protection and maintenance of the existing building fabric so that a project’s preservation goals can be fully realized. These provisions will be integral to the Construction Documents but should be stressed if the project is to have two phases of demolition. The first phase would be general demolition and would include the removal of hazardous material as dictated by the client’s independent consultant. The second phase would be the progressive demolition which would not involve the handling of any hazardous material but would serve to facilitate the final design.

B. Historic Treatment Zones

The areas of a historic structure are categorized according to historic authenticity, intactness, and potential for varying degrees of restoration and rehabilitation.  The terminology has been adopted directly from the Secretary of the Interiors Standards for the Treatment of Historic Properties where applicable.

The Preservation zone includes spaces of primary historical and interpretive importances that are typically near original condition with the exception of cosmetic changes to architectural finishes such as over-painting.  Spaces within the Preservation zone will receive the highest level of treatment possible, with conservation of original materials and restoration of those surfaces that have been altered.

The Restoration zone includes spaces of primary historical and interpretive importance that have been substantially altered in the past by the partial removal of fixtures or wall, ceiling, and floor surfaces.  Spaces within the Restoration zone will receive the highest level of treatment possible with conservation of original materials and restoration of those surfaces that have been altered.

The Restoration Level 2 zone includes spaces of major historical and interpretive importance that have been substantially altered in the past by the partial removal of wall, ceiling, and floor surfaces.  Spaces within the Restoration Level 2 zone will receive a high level of treatment, with conservation of original materials and restoration of those surfaces that have been altered, where possible.  As part of the work these spaces will be rehabilitated to accommodate functional needs in a manner that is sensitive to the historic fabric.

The Rehabilitation zone includes spaces of primary historical and interpretive importance that are typically in near original condition with the exception of changes to architectural finishes.  The work in these spaces may include modifications such as new communication and security systems to bring them to state-of-the-art functionality.  Spaces within the Rehabilitation zone will receive the highest level of treatment possible, with conservation of the original materials and, where possible, restoration of those surfaces that have been altered.  The introduction of new systems should be done in a manner that is sensitive to the historic fabric.

The Rehabilitation Level 2 zones include spaces of major historical and interpretive importance that have been substantially altered in the past by the partial removing of wall, ceiling, and floor surfaces.  As part of the work, these spaces may require modifications such as new communication and security systems to bring them to state-of-the-art functionality.  Spaces within the Rehabilitation Level 2 zone will receive a high level of treatment with conservation of the original materials and, where possible, restoration of those surfaces that have been altered.  The introduction of new systems should be done in a manner that is sensitive to the historic fabric.

The Sensitive Adaptive Use designation is given to spaces of historic or interpretive importance that are suitable for adaptive use.  These areas will be rehabilitated for use that best fits functional needs.  Original detailing that is extant will be preserved and interpreted whenever possible, and original surfaces will be left in place whenever possible.  Also, the work will not adversely affect the historic character of more significant adjacent spaces and features.

The Adaptive Use designation is given to spaces of lesser historic or interpretive importance where the space is non-historic, the original integrity is no longer extant, or the space was not of significance to the building’s original design and function.  These areas will be utilized in a manner that best fits the functional need.  Alterations should be made without affecting the historic character of more significant adjacent spaces and features.
6. How to sustain the preserved structure?

It is extremely important that a well thought out programming statement and the back up documentation of a business plan be created.  This documentation is extremely important to secure funding today and to examine the income and expense of tomorrow.  These documents need to be living document and thoughtfully crafted.
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*Bathroom machineries. 2000. Murphys, Ca.
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*Rejuvenation. Rejuvenation lamp & fixture. 1999. Portland, OR, Rejuvenation.
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*Crown City Hardware Co. Crown city collection.
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Resource List:

The major source for any and all historic building products is the Traditional Building Magazine, which also has an online resource: http://www.traditional-building.com/

-Round Metal Rain Leaders

· Berger Bros Co. & Copper Craft: http://www.bergerbros.com
· NIKO Contracting Co., Inc: http://www.nikocontracting.com
-Door Locks

· Ball & Ball Hardware: http://www.ballandball-us.com
· Architectural Resource Center: http://www.aresource.com/
-Victorian Ornaments

· Architectural Products by Outwater, LLC: http://www.outwater.com
· Manor Style, Ltd.
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